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1.0 EXECUTIVE SUMMARY 

1) Statement of Intent 

The following Environmental Impact Statement (herein referred to as “EIS”) has been prepared 

for the residential development project located at 132 Bingham Avenue, Block 94, Lot 5 in 

Borough of Rumson, Monmouth County, New Jersey. This EIS provides a description of the 

proposed project, project site inventory, an assessment of potential impacts, steps of mitigation 

measures and a list of required Federal, State, County, and Local approvals. 

 

2) Project Site and Proposed Project Description 

The proposed project site is known as 132 Bingham Avenue, Block 94, Lot 5 as designated on the 

official Borough of Rumson Tax Map No. 26 dated January 1, 1973 revised February 12, 1982 (See 

Figure 1) and contains 223,405 SF (5.129 acres.) The site is currently unoccupied and contains an 

existing two (2) story 17,000 square residence and related amenities including a paved driveway, 

swimming pool with pool house, and a tennis court. All existing amenities will be removed.  

The site is bordered to the north, south and west three by single-family residences with Bingham 

Avenue to the east and single family residences just beyond. The Rumson-Fair Haven Regional 

High School is located to the northwest of the site. 

The Applicant/Owner is proposing to develop the site as a residential property consisting of nine 

(9) duplex units, for a total of eighteen (18) units with 3 bedrooms each. Each duplex will have the 

appearance of a stately shore colonial style single family estate home with a series of front facing 

gable rooflines and a two (2) car attached garage with red brick paver driveways. Associated 

amenities will include a new internal roadway, twelve (12) parking spaces partially paved with 

decorative pavers, two (2) underground stormwater detention basins, four season landscaping 

and decorative exterior street lighting. In addition, the development will have a traditional 

themed entranceway consisting of elements similar to the area including a low dry laid stacked 

stone wall with paver roadway. 

The new residences will be serviced by public utilities including First Energy (JCP&L), New Jersey-

American Water Company (NJAW), New Jersey Natural Gas (NJNG), Comcast Cable, and Rumson 
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Sewer Utility. Will Serve confirmation letters have been sent and copies along with any replies can 

be found in Appendix A. Additional replies will be forwarded to the Borough upon receipt.  

Please refer to the project site plans for additional details and information. 

 

2.0 PURPOSE AND NEED FOR ACTION 

The project was designed in accordance with the requirements of the Borough of Rumson “BA” 

Bingham Avenue Housing Zone District (Ordinance No 20-015 D) adopted in 2020. Each proposed 

unit will be sold at market rate.  Per the Settlement Agreement dated January 16, 2020 between 

the Borough of Rumson and both Yellow Brook Property Co. LLC and The Fair Share Housing 

Center, the owner/applicant will make a payment-in-lieu-of-construction as well as contribute the 

Carton Street Property which the Borough will develop as income restricted and special needs 

housing. In summary, 132 Bingham will play an integral role in providing affordable housing for 

Rumson. 

 

3.0 AFFECTED ENVIRONMENT / ENVIRONMENTAL CONSEQUENCES 

1) Topography 

A. Existing Conditions 

The site’s topography consists of gentle slopes generally ranging from 0% to 5%, that slope north 

to south. The highest point has an elevation of + 53.9 and is located on the east corner of the 

property. 

 

B. Proposed Conditions and Assessment of Impact 

The proposed development will change the topography slightly in the areas in order to 

accommodate the new residences and related improvements. Grading and drainage measures in 

accordance with the Borough of Rumson and the New Jersey Department of Environmental 

Protection (NJDEP) requirements will be utilized for any site improvements and must receive 

approval from these agencies prior to the start of construction.  As is typical with the 

development of any site, the topography will be adjusted as necessary to provide proper storm 

drainage, however, the completed site will be similar to what presently exists. Further, approval 



 

Block 94, Lot 5 EIS   January 29, 2021 
FPA No. 15052.003   Page 3  

from the Freehold Soil Conservation Service (SCS) will be required to ensure that excessive surface 

water runoff and erosion do not occur. Therefore, the project meets the requirements of this 

section. 

 

2) Hydrology 

A. Existing Conditions 

As stated, the subject site generally drains from the north to the south and does not contain 

wetlands per review of the New jersey Department of Environmental Protection (NJDEP) Geoweb 

(www.nj.gov/dep/gis/geowebsplash.htm) and field investigations performed by this office.  

 

The subject site does not contain any surface water bodies and is unoccupied; therefore, it is not 

currently serviced by either sanitary or potable water. 

 

B. Proposed Conditions and Assessment of Impact 

Stormwater - A comprehensive stormwater management system has been engineered for the 

project in accordance with applicable Municipal and State design standards and regulations. 

Generally, storm water will be carried by gravity via overland, or through a series of underground 

pipes to two (2) underground detention basin located in the east and west portions of the site. 

Water quality will be managed by the basins.1 

 

Full details of the proposed stormwater system can be found in the project’s site plan documents 

and Stormwater Management Report. 

Thus, since the proposed system has been designed in accordance with applicable storm 

water management standards, no impact will occur to the area from the development.  

Sanitary and Potable Water Service – The development will receive sanitary sewer and potable 

water service via the extension of existing lines located within the Bingham Avenue right-of-way. 

The locations and sizes of these lines have been verified and Will Serve Letters have been sent 

 

1 Source: “Preliminary and Final Major Site Plan for Block 94, Lot 5 Borough of Rumson, Monmouth County, New 

Jersey” prepared by French and Parrello Associates, dated January 29, 2021. 
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(See Appendix A.) Capacity to provide both services will be confirmed as part of the project’s 

approval. Therefore, no negative impact will occur to these resources. 

 

3)  Geology 

A. Existing Conditions 

The Borough of Rumson is located in the Upper Cretaceous for New Jersey and is underlain 

by sedimentary rocks2. The subject site has surface geological formations consisting of sand, 

silt, and clay. 

 

B. Proposed Conditions and Assessment of Impact 

No negative impacts are anticipated to the geological composition of the site since acceptable 

engineering methods in accordance with the Borough of Rumson Development Regulations 

will be utilized as part of the design and construction of any site improvements. Further, 

thorough geological exploration including test pits and percolation tests were conducted as 

part of the proposed development in order to confirm published information and on-site 

conditions. The geological exploration confirmed the site contains suitable soils for drainage 

and development.  

Please see the Geotechnical Report prepared for the project for further information. 

Therefore, since the project site contains soil suitable for the proposed development and will 

be designed in accordance with applicable geotechnical techniques, the project is in 

compliance with this section. 

 

4) Air Quality 

A. Existing Conditions 

The level of air quality in the State of New Jersey is monitored on a regular basis by the NJDEP at 

a number of stations located throughout the State. The closest stations to the site are located at 

Rutgers University and Monmouth University. Since the monitoring stations in areas that are 

 

2NJDEP Bedrock Geological Map of New Jersey (www.state.nj.us/dep/njgs/enviroed/freedwn/psnjmap.pdf) 
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similar to the project site, it is reasonable to assume that the ambient air quality is similar as well. 

Monitor readings over a three (3) day period at both stations, January 24-26, 2021 indicates the 

subject site is within the 0-50 [Good] air quality3 and can be found in Appendix B. 

 

B. Proposed Conditions and Assessment of Impact 

The proposed construction will not cause noticeable impacts to the air quality. A minor temporary 

increase can be expected due to construction dust and equipment fumes but will quickly dissipate 

upon completion. Measures will also be implemented to minimize temporary impacts. Therefore, 

the project is in compliance with this section. 

 

5) Noise 

A. Existing Conditions 

The existing site is currently unoccupied and does not generate any noise. 

 

B. Proposed Conditions and Assessment of Impact 

The proposed residential development will not cause noticeable impacts to the existing noise 

level. A minor temporary increase will occur during construction however, the work will only take 

place during normal construction hours allowed by the Borough. No permanent deleterious 

increases in noise levels are anticipated from the proposed development upon completion. 

Therefore, the project is in compliance with this section. 

 

6) Biology 

A. Existing Conditions 

Wildlife - Per a review of the Borough of Rumson Master Plan, a review of the NJDEP Geoweb 

database (www.nj.gov/dep/gis/geowebsplash.htm), as well as site observations in January 2021, 

the site does not contain any unique or endangered wildlife habitat. The site is also not identified 

as a Natural Heritage Priority Site as per the NJDEP Geoweb. A data base search request to the 

 

3 Obtained from the NJDEP Bureau of Air Quality Monitoring website (www.state.nj.us/dep/airmon.index.html). 

http://www.state.nj.us/dep/airmon.index.html
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NJDEP Natural Heritage Program has also been made to further confirm these findings, 

correspondence will be forwarded to the Borough upon receipt.  

 

The only wildlife sightings at the time of our visits included the grey squirrel (Sciurus carolinensis) 

and cotton tail rabbit (Oryctolaqus cuniculus) as well as various unidentified bird species. 

Scattered wildlife tracks were also observed and are likely from the white tail deer (Odocoileus 

virginianus).  

 

Vegetation - Since the site is unoccupied, the former lawn areas now contain volunteer species 

consisting largely of grasses and broad leaf weeds. The dominant species in the wooded buffer 

areas include Maple (Acer), Oak (Quercus), Walnut (Juglans), Spruce (Picea), and Pine (Pinus). 

 

B. Proposed Conditions and Assessment of Impact 

Wildlife - The bulk of the proposed project will be placed in the open developed areas where the 

existing two (2) story dwelling and related amenities are located. The wildlife habitat will be 

reduced in the open areas, but per the referenced sources, it is not unique or unusual to 

Monmouth County.  

 

Vegetation - Existing vegetation will be removed in order to allow for the new development. The 

Owner/Applicant intends to minimize disturbance and removal of the site’s trees as much as 

possible. Tree protection fencing will be installed around any trees to remain prior to the start of 

construction in order to further ensure no disturbance will occur. Further, the new development 

design includes new landscaping that will provide four-season interest. The proposed plant 

materials is also largely indigenous/native to the area and deer resistant. 

 

Thus, the biology of the site will not be impacted negatively, and the project complies with this 

section of the EIS. 
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7) Socioeconomic 

A. Existing Conditions 

The Borough of Rumson is comprised of approximately seven (7) square miles and had a 2019 

estimated population of approximately 6,714 citizens 4 . Monmouth County contains 

approximately 665.17 square miles and had a 2019 population of approximately 618,795 citizens5. 

As of 2019, Monmouth County has a labor force of approximately 333,967 citizens and an 

unemployment rate of 2.6%6. 

 

B. Proposed Conditions and Assessment of Impact 

Since the proposed development will consist of 18 units with 2 or 3 bedrooms, it can be estimated 

that the project will add approximately + 30-45 new citizens to the Borough. This addition is small 

in size in comparison to the overall population of Rumson and Monmouth County (0.670% and 

0.007% respectively), therefore it is reasonable to assume that the development will have a 

minimal impact on the region. Borough facilities such as schools, garbage collection, and 

recreation are all available for any new citizens who move into the proposed development.  

 

8) Transportation 

A. Existing Conditions 

The project site will be accessed via Bingham Avenue. Bingham Avenue is located near major 

roadways including State Highway Routes 35 and 36, the Garden State Parkway, as well as various 

county roads.  

 

B. Proposed Conditions and Assessment of Impact 

Since the site is presently unoccupied, an increase in traffic is expected upon development. 

However, based upon the traffic studies performed in conjunction with the project, the existing 

 

4 Source: United States Census Bureau (www.census.gov) 

5 Source: United States Census Bureau (www.census.gov) 

6 Source: United States Census Bureau (www.census.gov) 
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road network can adequately handle the traffic generated by the proposed development and no 

impact will occur. 

  

Please refer to the Traffic Study prepared by Miskovich Consulting Engineering for a detailed 

discussion of this requirement.  

 

Thus, no negative impacts are anticipated to this resource from the proposed development. 

 

9) Energy 

A. Existing Conditions 

The existing site is currently unoccupied and does not receive any service. Existing overhead 

electrical transmission lines are present along Bingham Avenue.   

 

B. Proposed Conditions and Assessment of Impact 

Will Serve Letter requests have been sent to the site’s energy providers and service confirmation 

will be obtained as part of the project’s approval. Copies of these letters confirming service 

availability can be found in Appendix A of the report.  

 

Wherever feasible current energy saving technology will be utilized and energy and resource 

conservation devices will be employed such as the use of dimmable LED lights for the exterior site 

lighting, high efficiency heating and cooling systems and double hung windows. Thus, the 

development will not create any negative impacts to the area and complies with this section. 

 

10) Land Use  

A. Existing Conditions 

As stated, the site is currently unoccupied and is contained within the “BA” Bingham Avenue 

Housing Zone District. As previously stated, the property currently contains a single-family 

residence, driveway, pool, and other site amenities and was previously zoned  “R-1” Single 

Family Residential. 
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B. Proposed Conditions and Assessment of Impact 

As stated, the property was recently re-zoned to the “BA” Bingham Avenue Housing Zone District. 

This zone permits a residential development of duplexes with a maximum of 18 dwelling units. 

Since the proposed development proposes nine (9) structures with a total of 18 units, it conforms 

to the zoning criteria as set forth by the Borough of Rumson. In addition, the architectural design 

of each structure will be similar in style and appearance to homes located in the surrounding 

neighborhood.  

 

Thus, since the project is consistent with the surrounding land use and zone, it meets this section’s 

requirements. 

 

11) Archaeology 

A. Existing Conditions 

A review of referenced NJDEP Geoweb and the Borough of Rumson Master Plan indicates that 

this site is not known to contain any historic or archeological features. 

 

B. Proposed Conditions and Assessment of Impact 

Since the existing site is not known to contain any historical or archaeological features, no impact 

will occur to this resource. 

 

12) Aesthetics 

A. Existing Conditions 

As noted, the existing site contains an unoccupied single-family lot with related amenities. The 

amenities are minimally visible from the roadway due to the existing vegetation along Bingham 

Avenue. 
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B. Proposed Conditions and Assessment of Impact 

No negative impacts to the area’s aesthetic appearance will occur from the proposed 

development primarily since the applicant plans to retain as many existing trees as possible and 

supplement with new vegetation that is largely indigenous to the area and will provide four-

season interest. The new community will also feature residential buildings with traditional 

themed facades similar in appearance to the surrounding community complimented by the 

landscaping, new lighting, and decorative pavers that will blend harmoniously with the 

surrounding area. A homeowners’ association (“HOA”) will ensure consistent maintenance and 

upkeep and thus provide an attractive appearance. 

 

4.0 DISCUSSION OF SHORT AND LONG TERM IMPACTS 

Any proposed construction will have short and long term impacts associated with it. Effort will 

be made by the Applicant/Owner to minimize all impacts from the development which may 

include the following:  

1. Short Term: Short-term impacts are those associated with the site preparation and 

construction of the proposed project. Once the project has been completed, these will no 

longer be of consequence. The short-term impacts may include: 

a.) Construction Traffic – There will be an increase in traffic including heavy 

construction vehicles. Construction traffic will be routed along roadways with the 

most direct route to the site during daytime hours of the working week. It is 

anticipated that the construction force will drive to the site in private cars. 

b) Noise – Construction noise will be mitigated by properly selecting construction 

equipment and through the use of noise muffling devices. Construction 

operations will be limited to normal working hours. On and off site vegetation to 

remain will also buffer some of the construction noise to the surrounding 

residences. 

c) Erosion and Sedimentation – There will be an increased susceptibility to soil 

erosion and sedimentation due to surface water runoff. This will be mitigated by 

implementing the proper Soil Erosion and Sediment Control Plan and Procedures. 
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2. Long Term: The long-term impacts are those that may occur with the final development 

and occupation of the development. The primary long-term impacts and their mitigative 

measures could include: 

a) Water Quality – Will be slightly impacted due to increased pollutant loading 

associated with parking areas and cars, e.g., gasoline, oil drippings, and road salt. 

The proposed water quality control plan and measures proposed will minimize 

the loading. In addition, since a great deal of the site will be planted with grass 

and landscaped, a substantial portion of the pollutants will be removed through 

natural filtration. 

b) Air Quality – There will be some increase in pollution due to resident vehicles, 

however, there will not be any overall impact or degradation on air quality in 

comparison to the other uses in the surrounding area.  

c) Vegetation – Most of the existing site vegetation where the project will be built 

in the developed area of the site consists of lawn with scattered trees.  The 

wooded wetlands and buffer areas will remain largely undisturbed. As discussed 

and as per the project’s Landscape Plans, the Owner/Applicant will provide new 

landscaping that will greatly enrich and improve the aesthetics of the project site 

and include a variety of deciduous, evergreen, and ornamental trees, shrubs, and 

groundcovers with year round interest and color. Wherever possible, native, deer 

resistant species have been utilized. 

d) Population and Socio Economics – Since the site is unoccupied, there will be no 

displacement of farms, people, or businesses. The population of the Borough of 

Rumson will be increased, therefore, the demand for services will also increase. 

However, since the project size is small in comparison to the size of the Borough, 

the increases will be minimal. Therefore, it is reasonable to assume that there is 

sufficient capacity within the Borough services to handle the projected increase. 

 

The increased population will provide a proportionate increase in the Borough of 

Rumson tax base and may provide employment opportunities at the local 

businesses.  
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e) Off Site Impacts – Because of its small size, the proposed development will not 

have any impact to any off-site or off-tract areas. The Owner/Applicant will 

comply with all applicable rules, regulations, standards, and procedures that 

regulate the development of this type of community.  

 

5.0 DISCUSSION OF ALTERNATIVES 

A. Alternative Location, Processes, or Methods 

The subject development is well suited for the site and has thus been zoned for the proposed use. 

It is an ideal site in terms of location, existing infrastructure, and support services and will be 

constructed in accordance with all applicable guidelines and regulations. There is no alternative 

location better suited to the project in the vicinity that is available to other developer. 

B. Alternative Design Configurations 

Various design layouts were considered for the proposed development. The proposed layout was 

determined to best suit the property constraints and meet environmental objectives while 

satisfying the overall goals of the project and that of the Borough’s Ordinance. 

 

C. No Build 

The no-build alternative was not considered a viable option due to the property zoning, and the 

property owner’s desire to develop the parcel as part of an Affordable housing plan in order to 

assist the Borough in devising a solution for their affordable housing plan. Further, postponement 

of the project would require a greater capital outlay in the future, thus, postponing the project is 

not considered to be a feasible option.  
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6.0 LIST OF AGENCIES HAVING JURISDICTION 

A. Local 

Borough of Rumson Planning Board – Preliminary and Final Major Site Plan 

B. County 

Monmouth County Planning Board 

Freehold Soil Conservation District 
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7.0 PREPARER’S QUALIFICATIONS 

  



            

Sarah Rebar Bisaha, ASLA, LLA, PP 
Senior Landscape Architect/Planner 
 

Education 
BS in Landscape Architecture – Rutgers University 
Master Level Coursework, Urban Planning – Rutgers University 
 
Registrations/Licenses 
Licensed Landscape Architect – NJ 
Registered Landscape Architect – NY  
Professional Planner - NJ 
Professional Affiliations 
American Society of Landscape Architects 
New Jersey Recreation and Parks Association 
 
Ms. Rebar Bisaha has over 25 years of experience in recreational, educational, urban, 
transportation, residential, and commercial design for both public and private entities.  She is 
fully versed in site analysis, conceptual and final design, construction document preparation, 
computer aided and hand graphic rendering presentations, and project site supervision. She has 
working knowledge of the many regulations that govern site design in New Jersey and the 
surrounding region at the local, county and state level including municipal ordinances, 
Residential Site Improvement Standards (RSIS), CAFRA, Pinelands, and NJDEP standards and has 
provided expert testimony for various applications in both New Jersey and New York. 
 
In addition, Ms. Rebar Bisaha has also been involved in the preparation of environmental impact 
statements, and federal and state grant applications and permits such as S.B.A. (Small Business 
Association) Tree Grants, CAFRA and Green Acres for many municipalities throughout the region. 
She has developed a comprehensive understanding of the regulatory and physical constraints 
that affect the development of a property and has assisted in obtaining regulatory approvals from 
various Municipal, County, State and Federal agencies including: 

• Local and County Planning and Zoning Boards 

• NJDEP Bureau of Land Use Regulation including CAFRA, 

• Army Corps of Engineers 

• Pinelands Commission. 
Ms. Rebar Bisaha is also a co-author of the “New Jersey Model Site Plan Ordinance” which was 
written in conjunction with the Rutgers University Center for Urban Policy Research. This 
publication served as a template in the development of the New Jersey “Residential Site 
Improvement Standards” NJAC 5:21 which governs residential project design in the Garden State. 
 
Ms. Rebar Bisaha has also served as an Adjunct Professor for the Rutgers Landscape Architecture 
Department teaching Senior Level Design and Construction classes. 
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8.0 APPENDICES 

 

 



            

Appendix A 
Will Serve Letters 

  



 

 

Via Certified Mail 

January 26, 2021 

 

Jersey Central Power & Light Co. 
101 Crawfords Corner Road #1-511 

Holmdel, New Jersey 07733 

 

Re: Utility Will-Serve Request 

Hidden Acres at Rumson 

 132 Bingham Avenue 

Block 94, Lot 5 

 Borough of Rumson, Monmouth County, New Jersey 

 FPA No. 15052.001 

 

Dear Sir or Madam, 

 

Please find this letter as a request for utility service confirmation for the proposed development of the 

above referenced properties.   

 

The property is located at 132 Bigham Avenue in the Borough of Rumson. The property is currently 

developed and includes a single-family dwelling. The proposed development will include nine duplex 

units, for a total of 18 units of which 9 units will have 3-bedrooms and the remaining nine will have 2-

bedrooms 

  

We are requesting that your office confirm that service is available, and the system has adequate 

capacity to handle the proposed development.  

 

We have enclosed a copy of the Borough tax map identifying the subject property as well as a copy of 

the conceptual development plan. 

 

Thank you in advance for your assistance on this matter.  If you have any questions, please feel free 

to contact me. 

 

Very truly yours, 

 

FRENCH & PARRELLO ASSOCIATES, PA 
 

 
Brian R. Decina, PE, CME 

Senior Vice President, Site Engineering 

Brian.Decina@fpaengineers.com  

Enclosures 

mailto:Brian.Decina@fpaengineers.com
kate.wade
Text Box



 

 

Via Certified Mail 

January 26, 2021 

 

New Jersey-American and Water Company 

661 Shrewsbury Avenue 

Shrewsbury, New Jersey 07702 

 

Re: Utility Will-Serve Request 

Hidden Acres at Rumson 

 132 Bingham Avenue 

Block 94, Lot 5 

 Borough of Rumson, Monmouth County, New Jersey 

 FPA No. 15052.001 

 

Dear Sir or Madam, 

 

Please find this letter as a request for utility service confirmation for the proposed development of the 

above referenced properties.   

 

The property is located at 132 Bigham Avenue in the Borough of Rumson. The property is currently 

developed and includes a single-family dwelling. The proposed development will include nine duplex 

units, for a total of 18 units of which 9 units will have 3-bedrooms and the remaining nine will have 2-

bedrooms 

  

We are requesting that your office confirm that service is available, and the system has adequate 

capacity to handle the proposed development.  

 

We have enclosed a copy of the Borough tax map identifying the subject property as well as a copy of 

the conceptual development plan. 

 

Thank you in advance for your assistance on this matter.  If you have any questions, please feel free 

to contact me. 

 

Very truly yours, 

 

FRENCH & PARRELLO ASSOCIATES, PA 
 

 
Brian R. Decina, PE, CME 

Senior Vice President, Site Engineering 

Brian.Decina@fpaengineers.com  

Enclosures 

mailto:Brian.Decina@fpaengineers.com
kate.wade
Text Box



            

Appendix B 
NJDEP Bureau of Air Quality Readings 

  


